GROWTH MANAGEMENT STRATEGY
LAND INVENTORY
AND CAPACITY ANALYSIS
City of Cambridge

HEMSON

C o n s u l t i n g L t d.

October 2009

EXECUTIVE SUMMARY

This report examines the residential and employment land inventory and capacity in
the City of Cambridge in the context of the Province’s Places to Grow: Growth Plan for
the Greater Golden Horseshoe (the Growth Plan), and the Region of Waterloo’s new
official plan (ROP). This study is a key component of the City of Cambridge’s Growth
Management Study.

A.

PURPOSE OF THE STUDY

The purpose of the study is to assess whether Cambridge has sufficient land supply to
accommodate population and employment growth in accordance with the requirements
of the ROP. As well, it evaluates Cambridge’s ability to meet Provincial and Regional
density targets as set out in the Growth Plan and the new ROP.
1.

Growth Plan Targets

The Growth Plan requires that the Region of Waterloo and the City of Cambridge meet
the following three targets:
•

A minimum of 40% of all annual residential development will occur within the
Built Up Areas of the Region of Waterloo by 2015 and every year after;

•

The designated greenfield areas (the Greenfields) in the Region of Waterloo will
be planned to achieve a minimum density of 50 people and jobs combined per
hectare;

•

The Urban Growth Centre (the UGC) in Cambridge will be planned to achieve
a minimum gross density of 150 people and jobs combined per hectare by 2031.

2.

ROP Targets

Since the enactment of the Places to Grow Act, the Region of Waterloo has undertaken
an official plan review. The new ROP was adopted by Council on June 16, 2009. The
new ROP implements the Growth Plan policies, but sets slightly different targets in
response to local land supply consideration. It requires that the City of Cambridge
achieve the following:
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•

A minimum gross density of 150 people and jobs combined per hectare for the
Downtown Cambridge UGC by 2029 or earlier;

•

In the Greenfields:

C

55 people and jobs per hectare within the residential Greenfield not subject
to plans of subdivision submitted prior to June 16, 2006;

C

40 jobs per hectare within serviced non-residential Greenfield;

C

25 jobs per hectare within Prime Industrial / Strategic Reserve lands.

•

Assist the Region to achieve an overall Regional target of at least 45% of annual
new residential development occurring within the Built Boundary by 2015 and
after.

B.

MAIN FINDINGS AND CONCLUSIONS

The study assessed Cambridge’s residential and non-residential land supply and capacity.
Residential areas were examined under three categories: the UGC, the Built Up Area
outside the UGC, and the residential Greenfield. In non-residential areas, the
employment lands are of primary concerns. From the study, it has been concluded that
there is sufficient land to accommodate future growth. As well, while there are
significant challenges, particularly in the Greenfield, the Region’s targets can be met.
1.

Residential

Overall, in the residential areas, the findings indicate that:
•

The total residential land supply has the capacity to accommodate 86,600 people,
far exceeding the forecast population growth from mid-2009 to mid-2031, which
is around 48,900;

•

Cambridge has the potential of meeting the Region’s intensification target of 45%.

For each of the three categories of residential areas, the findings and conclusions are
summarized as follows.

HEMSON

iii

•

•

•

UGC
•

The study identified 54 intensification parcels containing about 9 hectares in
total. These parcels would provide additional 970 units in the form of
townhouses and apartments as well as 13,100 m2 of employment space.

•

The units and employment space could accommodate approximately 1,940
additional residents and 550 additional jobs.

•

The additional residents and jobs would increase the density in the UGC
enough to meet the Provincial and Regional target of 150 people and jobs
combined per hectare.

•

To maximize the intensification opportunities in the UGC, the market would
be required to increasingly favour townhouse and apartment developments
and to prefer downtown as a location for retail and office uses.

Built Up Area Outside the UGC
•

The study identified six Prime Intensification Areas (PIAs) and other
scattered intensification sites. In total, these sites contain approximately 138
hectares of land which has the potential to accommodate 25,360 units and
48,200 people.

•

Including the UGC, the entire Built Up Area has the land capacity to
accommodate approximately 26,300 units with 50,100 residents.

Residential Greenfield
•

The residential Greenfield contains about 770 hectares of lands, which, if
developed at the Region’s required density, could accommodate about 36,500
people.

•

Achieving the Region’s density target of a combined 55 people and jobs per
hectare would require a significant change in the current housing market away
from the existing mix which is dominated by single detached houses.

2.

Employment Lands

•

Combined, there are approximately 697 hectares of vacant employment land inside
and outside the Built Boundary. Of this, about 680 hectares are developable and
could accommodate between 17,950 and 21,450 jobs.
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•

There is sufficient vacant employment land to accommodate the future
employment growth to 2031 of around 14,100 jobs.

•

Achieving Region’s employment Greenfield density target of 40 jobs per hectare
would require a shift in the current economic sectoral profile in Cambridge. It
would necessitate more of the future jobs being in sectors such as high-tech,
research and government, which favour office space rather than industrial space.

C.

RECOMMENDATIONS

A number of policy initiatives are recommended to address the identified challenges:
•

Urban design studies and guidelines should be prepared for the UGC and the PIAs.
These would provide guidance to new development regarding building form,
height, density and streetscape to ensure that new development integrates well into
surrounding neighbourhoods.

•

For the UGC, the following specific policies should be applied:
•

The City should continue to treat the Galt Core area as a single cohesive
planning area and to treat the UGC as a statistical area for reporting purposes;

•

Urban design studies should be required for all development applications until
overall urban design guidelines for the Galt Core are completed;

•

A minimum density of 0.75 FSI or 50 units per hectare should be established
in the UGC in order to ensure that site capacity is utilized at medium density
at a minimum.

•

Maximum densities should be established for the UGC and the PIAs in order to
avoid developments with form, height and density characteristics that are
incompatible with surrounding areas.

•

A community plan should be developed for each area in the residential Greenfield.
The purpose of these plans is to ensure that development occurs at densities and
in forms that are consistent with the City’s policies and density target
requirements.

•

Continue the City’s current incentive programs concerning brownfield sites.

•

Establish an annual urban design award to encourage good-quality design of higherdensity development.
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•

Encourage higher employment densities on City-owned employment lands.

•

Through the City’s Economic Development Division, bolster current efforts to
attract industrial sectors with higher employment densities in order to improve
Cambridge’s ability to meet the Region’s density target for employment lands in
the Greenfield.
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STUDY CONTEXT

This report describes the analysis, conclusions and recommendation of the Land
Inventory & Capacity Analysis Study. The study is a key component of the City of
Cambridge’s Growth Management Study.
Following the release of the Places to Grow Act in 2005, the Ontario Ministry of Public
Infrastructure Renewal (PIR) published Places to Grow: Growth Plan for the Greater
Golden Horseshoe (the Growth Plan) in 2006. The Growth Plan provides a policy
framework for growth in the Greater Golden Horseshoe (GGH) region to 2031. It
builds on the Provincial Policy Statement 2005 (PPS 2005) by promoting efficient land
use planning and requires that the GGH be built according to a compact urban form
and in complete communities. Specifically, growth in the GGH is required to make use
of existing infrastructure and facilities, maintain a balance between jobs and housing,
and reduce commuting distances. As well, the natural environment is to be improved,
natural heritage and agricultural land are to be preserved, and a variety of housing forms
and multi-modal transportation is to be made available.
The Province has set intensification and density targets to be achieved at the upper-tier
or single-tier level. For the City of Cambridge, these targets are to be achieved at the
Regional level. Based on a collaborative effort with the area municipalities, the Region
of Waterloo has gone through an official plan review process. The new Regional Official
Plan was released and adopted by Council on June 16, 2009. As a background study to
the new Official Plan, the Region of Waterloo Land Budget analysis was undertaken to
evaluate if the Region’s land capacity can accommodate future growth to 2031 as set out
in the Growth Plan and to determine if there is a need for urban boundary expansion.
The Region also set density targets for various land uses in the designated greenfield
areas for the area municipalities to implement.
It is within this context that the City of Cambridge is undergoing its own official plan
review. In order to fully understand the implications of the Growth Plan and the
Regional policies and requirements, a Growth Management Strategy study is being
undertaken to examine Cambridge’s land supply and demand and explore strategies to
direct future growth to appropriate locations and in ways consistent with Cambridge’s
local characteristics.
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This study examines the land capacity and demand in Cambridge, explores where and
how future residential and employment growth should occur, evaluates if Cambridge is
able to meet the Provincial targets and the Regional requirements, and suggests policy
directions to ensure Cambridge meets these requirements.

A.

GROWTH MANAGEMENT STRATEGY IS KEY COMPONENT OF THE OFFICIAL
PLAN REVIEW

The Growth Management Strategy is a key component of Cambridge’s Official Plan
Review. It aims to:
•

Provide City Council, staff and the general public with an understanding of the
implications of growth in the context of the Growth Plan and the Regional policy
framework;

•

Recommend where and how to grow in a manner that is compatible with
Cambridge’s local context; and

•

Inform the development of policies and strategies to implement the Growth Plan
policies at the municipal level.

Specifically, the GMS will:
•

Determine the land capacity for future growth within the City of Cambridge;

•

Consider housing, population and employment forecasts outlined in the new
Regional Official Plan;

•

Incorporate water and wastewater servicing and other infrastructure capacity and
constraints;

•

Develop a balanced approach to growth in which the focus for new development
will be shifted from Greenfield areas to increasingly infill and intensification.

The Growth Management Strategy study is being undertaken within the context of the
Growth Plan, the new Regional Official Plan and the Region of Waterloo Land Budget
analysis.
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B.

EXTERNAL POLICY DIRECTIONS SHAPING FUTURE GROWTH IN THE CITY
OF CAMBRIDGE

Both the Province and the Region of Waterloo have set requirements and policy
directions to direct Cambridge’s growth over a 20-year planning horizon. The Growth
Plan requires the Region of Waterloo and its area municipalities to meet a set of
intensification and density targets. In response to the Provincial planning policies and
targets, the Region has released its new Official Plan and Land Budget analysis to
implement Provincial policies at the regional level and carry out strategies to meet the
targets in the Growth Plan. This section discusses these Provincial and Regional
requirements and their implications to Cambridge.
1.

Places to Grow Policy and Its Implications for Cambridge

The Growth Plan provides planning policies to direct and regulate future growth in the
GGH. It sets intensification and density targets for upper-tier and single-tier
municipalities, and requires that all municipalities in the GGH bring their official plans
in conformity with the Growth Plan by June 2009.
The Growth Plan identifies intensification and density as key elements for achieving
compact urban form and sustainable growth. Therefore, it requires all municipalities in
the GGH to:
"... develop and implement through their official plans and other supporting documents,
a strategy and policies to phase in and achieve intensification and the intensification
target. This strategy and policies will ...
b) encourage intensification generally throughout the built-up area ...
e) recognize urban growth centres, intensification corridors and major transit station
areas as a key focus for development to accommodate intensification (2.2.3.6)."

For the Region of Waterloo and the City of Cambridge, the Growth Plan also requires
that the following three targets be met:
•

“By the year 2015 and for each year thereafter, a minimum of 40% of all residential
development occurring annually within [the Region of Waterloo] will be within
the built-up area” (2.2.3.1);

•

The “designated greenfield area [in the Region of Waterloo] will be planned to
achieve a minimum density target that is not less than 50 residents and jobs
combined per hectare” (2.2.7.2); and
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•

The “urban growth centre [in Cambridge] will be planned to achieve, by 2031 or
earlier, a minimum gross density target of 150 residents and jobs combined per
hectare” (2.2.4.5).

The “built-up area” (Built Up Area) refers to Kitchener, Waterloo and Cambridge’s
currently developed urban area and is defined by a “built boundary” (Built Boundary)
under the Growth Plan. This “built boundary” was delineated by the Province in 2008.
The “designated greenfield area” refers to lands not currently urbanized but designated
for future development within the Region’s Urban Boundary. The term “designated
greenfield area” will be shortened as “Greenfield” throughout the report. Cambridge’s
“urban growth centre” is intended to be the focus of future intensification. The “urban
growth centre” for Cambridge was also delineated by the Province in 2008.
The first two targets noted above are to be measured on a Region-wide basis, not the
City level. That said, Cambridge still needs to examine the extent to which it can
contribute to meeting these targets. The City is directly responsible for planning for the
third target noted above: it must plan for its UGC to reach a density of 150 residents
and jobs combined by 2031.
2.

Region of Waterloo Official Plan and Its Implications for Cambridge

The Growth Plan requires the intensification target and Greenfield target to be met at
the Regional level collectively. In the effort to bring the Regional Official Plan into
conformity with the Growth Plan, the Region of Waterloo has undergone an official
plan review process. The new Regional Official Plan was approved by Council on June
16, 2009. The new Official Plan includes population and employment forecasts for each
municipality as the basis for planning. For Cambridge, the population is projected to
grow by 49,100 from 123,900 in 2006 to 173,000 in 2029; employment by 24,780 from
75,220 in 2006 to 100,000 in 2029.
Given the regional context, the Region has also set its own intensification and density
targets in order to reflect the Growth Plan policy directions and to direct future growth
in a manner that is reasonable and compatible with local characteristics. These targets
somewhat differ from those in the Provincial Places to Grow. Specifically, the Regional
Official Plan requires:
•

The Region to achieve 45% of annual new residential development within the
Built Boundary by 2015 and beyond; and
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•

Greenfields to achieve on average across the Region the following densities:

C

55 people and jobs per hectare within the residential Urban Area Designated
Greenfield Areas not subject to plans of subdivision submitted prior to June
16, 2006;

C

45 people and jobs per hectare within the residential Township Urban Area
designated greenfield areas not subject to plans of subdivision submitted prior
to June 16, 2006;

C

40 jobs per hectare within serviced non-residential designated greenfield areas;

C

25 jobs per hectare within Prime Industrial / Strategic Reserve lands within
the designated greenfield areas; and

C

25 jobs per hectare for unserviced non-residential designated greenfield areas
of the Townships.

In the case of Cambridge, an intensification rate of 45% is to be achieved and its
residential Greenfield is required to achieve a minimum density of 55 people and jobs
per hectare for the portion that is not subject to plans of subdivision submitted before
June 16, 2006.
The Regional targets were derived from the Region of Waterloo Land Budget analysis
which examined the Region’s land capacity to accommodate the forecast growth and
evaluated the Region’s ability to meet the Growth Plan targets:
•

The overall density of 50 people and jobs (p&j) combined per hectare for the
Greenfield as required by the Growth Plan would be virtually impossible to achieve
for the Region of Waterloo because:

C

The Growth Plan rules require that the calculation of Greenfield density be
based on a net land area that only excludes Provincially designated significant
environmental land and not environmentally sensitive lands which are not to
be built on that have been identified by the municipality.

C

Many non-residential land uses such as industrial parks and retail plazas are
not capable of consistently meeting the Provincial density target of 50 p&j per
hectare.

C

Some residential lands in the Greenfield may not be able to achieve high
densities since they are subject to existing plans of subdivision.
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C

All density target shortfalls on the lands noted above must be compensated for
by achieving higher densities on the remaining undeveloped residential
Greenfield lands as required by the Growth Plan. This in turn pushes densities
on these lands to levels that do not currently fit the local market
environment.

•

The Region’s density requirements for Greenfield sites have been set at a level that
is consistent with the local environment;

•

The lower density target reduces the Greenfield’s capacity for accommodating
future growth. This in turn puts upward pressure on the City’s Built Up Area;

•

In keeping with the planning principles in the Growth Plan –– building compact
urban form and complete communities –– the Region of Waterloo is proposing a
higher rate of intensification in the Built Up Area so that the future growth in the
Region can be accommodated without Urban Boundary expansion.

Working with these Regional targets, Cambridge is well-positioned to achieve the
Region’s planning objectives, but not without challenges:
•

Recent development patterns in Cambridge have reflected higher-density
development in its Greenfields. In the last ten years, residential subdivisions in
Cambridge have achieved a density of approximately 30-35 p&j per hectare. More
recent residential development applications are proposing densities higher than 50
p&j per hectare.

•

In the last few years, about 20% of Cambridge’s new development has occurred
within the existing Built Up Area. This intensification rate, although
comparatively high for a suburban community like Cambridge, is still below the
target of 45% set by the Region.

It is in this policy and market context that the study has been undertaken. It aims to
examine the land capacity in Cambridge, identify intensification opportunities, evaluate
Cambridge’s ability to meet the Provincial and Regional requirements, identify
challenges and suggest policy directions to address these challenges.

C.

SCOPE OF THE STUDY

The study examines the entire Urban Area of the City of Cambridge from both the
perspectives of land supply and demand. It examines the current land capacity in
Cambridge, projects the demand for housing and employment land based on the
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Region’s forecast, assesses if there is sufficient land capacity to meet the demand in
Cambridge, and evaluates Cambridge’s ability to meet the Provincial and Regional
targets.
Specifically, the study:
•

Examines the capacity for growth in Cambridge by identifying intensification
opportunities in the City’s Built Up Area and by assessing future Greenfield
opportunities;

•

Examines employment land capacity by assessing vacant employment land
opportunities;

•

Identifies primary intensification areas as focus area for accommodating future
growth;

•

Outlines options for future growth and evaluates the City’s ability to meet the
Growth Plan targets and the Regional requirements;

•

Provides guidelines for building height, types and density;

•

Recommends for consideration planning policy directions for the Official Plan.

The report comprises five sections. Following the study context, the report identifies
intensification opportunities in the Built Up Area and assesses the housing and
employment capacity of these opportunities. The third section addresses issues around
residential Greenfields. The fourth section discusses the vacant employment land
inventory in Cambridge and evaluates its capacity. The final section concludes the
findings and suggests planning policy directions.
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II POTENTIAL INTENSIFICATION WITHIN EXISTING URBAN
BOUNDARY

As discussed in the previous section, the study identifies intensification opportunities
within the Built Up Area and the potential they provide. The Growth Plan promotes
intensification within the Built Up Area placing emphasis on Urban Growth Centres,
Intensification Corridors, Major Transit Station Areas and on Brownfield and Greyfield
sites. The study has focussed on these types of areas and on other intensification
opportunities outside of the designated areas.
Although the Growth Plan encourages intensification throughout the Built Up Area
(2.2.3.6b), it does not suggest that intensification is appropriate in all locations. The
challenge of residential intensification is to create a liveable compact urban form while
enhancing existing neighbourhoods. Accordingly, intensification should be fostered in
areas where it can be accommodated and where it can have a positive influence on
existing neighbourhoods. In other words, intensification should be guided by good
planning principles. Accordingly, this study has been guided by a set of planning
principles which can be summarized as follows:
•

Existing stable low-density residential neighbourhoods should be protected from
intensification that is not compatible with the surrounding neighbourhoods in built
form, scale and character. These features include lot size, configuration, frontage,
height, massing, architecture, streetscapes, heritage features, setbacks, privacy,
shadowing, pedestrian environment and parking. In general, existing stable lowdensity residential neighbourhoods will not be a focus for intensification;

•

Intensification should not be encouraged on sites of cultural heritage importance.
However, where circumstances warrant redevelopment, sensitive integration and
adaptive reuse of cultural heritage resources should be required;

•

Intensification should be focussed in areas capable of supporting additional
development. These areas should already have in place ample infrastructure
facilities and community services. (Cambridge’s potential for intensification may
be significantly limited by waste water servicing constraints);
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•

Intensification in the form of higher-density mixed-use development which
contributes to building complete communities as discussed in the Growth Plan
should be encouraged in appropriate locations;

•

Intensification should be encouraged near existing neighbourhood retail facilities
and services;

•

Intensification should not occur in existing municipal parks;

•

Intensification should not jeopardize the purpose of preserving, protecting and
restoring natural heritage systems; and

•

Residential intensification should not occur where conversions to non-employment
uses may jeopardize the municipality’s ability to meet employment forecasts or
where the conversion may adversely affect the overall viability of the employment
area.

These principles have been followed in identifying intensification opportunities. They
also helped in determining which nodes and corridors would be the most appropriate
locations in which to focus intensification efforts.
The analysis focusses on the supply side by identifying where intensification could
occur. Market demand for the intensified forms of residential units, namely apartments
and row houses, has been considered but to a lesser degree. An underlying premise of
the Growth Plan targets is that a shift in the housing market towards medium and higher
density forms of housing will be required in order for growth to be accommodated.
Because the City of Cambridge is made up of three long-established urban centres, there
are many older buildings and under-utilized sites. For example, in Preston many old
industrial properties located along the rail line are largely obsolete and are surrounded
by residential uses. While as industrial space these properties are of limited benefit, they
could play a positive role as opportunities for intensified residential redevelopment. In
effect, due to the age and pattern of industrial development, Cambridge has many good
opportunities to accommodate intensification of the kind envisaged by the
Growth Plan.
This section is organized into four parts. The first part describes Cambridge’s Urban
structure, how the wide array of Nodes and Corridors was reduced to six PIAs. The
second part discusses the methodology used to identify intensification opportunities.
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Parts three and four discuss the results of the analysis in terms of types of opportunities,
quantities, locations, constraints and potential unit yields for each respective study area,
that of the UGC and PIAs as well as infill/scattered sites.

A.

URBAN STRUCTURE

Places to Grow directs the City of Cambridge to plan for intensification within its Built
Up Area, placing focus on the UGC, Major Transit Station Areas, Intensification
Corridors, brownfield sites and greyfields. The UGC has been identified by the
Province; the task of identifying the Major Transit Station Areas and Intensification
Corridors has been left to the municipalities.
1.

Nodes and Corridors

Prior to commencing this assignment, City staff developed a conceptual map
highlighting possible intensification corridors and transit nodes (Map 1). The transit
nodes were envisioned as areas where major transit stations could be sited, based on the
long-term plans of the City planning staff, the Region’s rapid transit initiative and the
Regional Official Plan. These locations were identified for intensification to take
advantage of existing transportation infrastructure and of potential future mass transit.
Focussing densities in these areas provides economic support to transit in the form of
higher residential revenues. Intensification Corridors are areas served by arterial roads
which link communities/districts and nodes. These corridors offer significant potential
for transit-oriented intensification. The initial list included 23 transit nodes and nine
intensification corridors.
As a first step in the analysis, each node and corridor was evaluated to determine
whether its physical and planning characteristics could sustain intensification
compatible with the good planning principles. The corridors and nodes were also
evaluated based on their potential to intensify. Within each delineated area the number
of under-developed sites was estimated. Those nodes and corridors seen as lacking
potential were eliminated together with nodes that were seen as unsuitable. In other
cases, portions of corridors which showed good potential were retained. As a result of
the first level of analysis, the original nine intensification corridors and 23 transit nodes
was filtered down to six corridors and ten transit nodes.
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Intensification
Corridors
Intensification
Nodes
UGC

Source: Hemson Consulting Ltd., based on the City of Cambridge GIS division.
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2.

Focus Intensification in UGC and Prime Intensification Areas

An important objective of the Growth Plan is achieving concentrations of high-density
development in order to increase the efficiency of service delivery and to create an
environment in which transit is more cost-effective. If too many intensification areas
are established, results may be too diffused to have any significant impact. For this
reason, the analysis next focussed on identifying those areas seen as having the highest
levels of intensification potential while allowing for an adequate number of
opportunities to accommodate the 45% of Regional growth target within the Built Up
Area. Field work and the application of criteria to GIS parcel data provided by the City
were used to further refine the intensification potential of the nodes and sections of
corridors. What resulted was a further narrowing of the intensification nodes and
corridors to six Prime Intensification Areas. At the same time, other sites with good
intensification potential outside of these areas are reviewed in the scattered sites section
of the analysis.

B.

METHODOLOGY

Broadly, the methodology employed in the analysis involved four steps:
•

Selection of a base set of parcels for investigation based on broad locational,
market, and land use planning criteria.

•

Evaluation of the Transit Nodes and Intensification Corridors as well as parcels
outside the proposed intensification areas as appropriate sites for intensification
through field work.

•

Detailed review of selected parcels using aerial photography and discussions with
City staff.

•

Estimation of potential unit yields from the intensification opportunities based on
discussions with City staff.

1.

Sites Identification Criteria

GIS parcel data was obtained from the City. The first step in identifying intensification
opportunities was to establish a base data set containing parcels defined using broad
criteria. Locational criteria were applied first followed by two tests using market and
physical criteria. The market criteria were used to identify sites with characteristics
which would be attractive to the development industry. The planning criteria were used
to identify sites that possessed physical attributes conducive to intensification over the
longer term.
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•

Locational Criteria
Parcels located within:
C Urban Growth centre;
C Transit Supportive Nodes (within 500 metres of the centre); and
C Intensification Corridors (within 150 metres of the corridor centre line).

These criteria were used to direct the intensification to areas where it can be most easily
accommodated as well as providing the greatest benefits to efficiency.
•

Market-based Criteria:
Parcels that:
C are 2000 m2 or larger; and
C have Current Value Assessment of below $100 per m2.

Only sites containing more than half of an acre were considered acceptable for
intensification by prospective developers. Sites with assessed values below $100 per
square metre are more likely to be viable for redevelopment.
•

Site-based Criteria
Parcels that:
C are 450 m2 or larger; and
C have building improvements pre-dating 1980.

Sites that are smaller than 450 m2 are unlikely to be redeveloped because of the need
to assemble a number of parcels in order to provide a viable site. As well, sites with
improvements since 1980 are unlikely to redevelop because the current improvements
are generally too valuable. Parcels that met both criteria were then separated into
commercial and residential categories. Parcels containing two or more residential units
were eliminated as they were considered less likely to intensify. Commercially used
parcels with buildings containing equivalent to 30% or more of the site area were
eliminated. Parcels with higher coverage are less likely to develop due to the inherent
value the improvements and the more marginal potential value gain from
redevelopment.
Those parcels which met the basic locational criteria and then either the market
potential criteria or site-based criteria formed the base data set. It is important to note
that only a portion of these identified parcels are likely to intensify by 2031. Nor would
intensification be limited to the parcels identified.
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2.

Field Work

Field work was used to refine the data set as well as identify additional sites which were
missed. Some sites in proximity to the nodes and corridors but which fell outside of the
locational criteria were added to the base data set. The study also required accurate
estimates as to how many residents and jobs were located within the UGC in order to
calculate how much intensification would be required to meet the Growth Plan targets.
Detailed parcel-by-parcel analysis of the UGC was conducted in order to produce
estimates of the number of residents and jobs currently located there.
The proposed corridors and nodes were visited to validate the appropriateness of the
identified parcels from street level. Parcels, nodes and corridors where physical and use
characteristics indicated that they would be unsuitable or impractical for residential
intensification were reconsidered. Parcels which did not meet the statistical criteria but
which site inspection showed would be likely to intensify were added into the base data
set.
3.

Further Review and Discussions with City Staff

Throughout the site review process, City staff provided input regarding the City’s
objectives and where constraints to intensification might arise. City staff also identified
sites where redevelopment plans are underway or where applications had been made to
redevelop sites.
4.

Estimation of Potential Unit Yields

Potential unit yields were developed based on input from City staff regarding the range
of maximum Floor Space Index (FSI) values considered appropriate for the various areas
under study. Specific maximum FSI values were assigned to each parcel based on the
surrounding built form and particular limiting factors. Parcels considered most
appropriate for townhouse development were assigned a maximum FSI value of 0.75.
Those seen as being appropriate for apartments were assigned higher maximum values
ranging from 2 to 4 FSI. Using the FSI values unit yield estimates were made for each
site.

C.

THE URBAN GROWTH CENTRE

Cambridge’s Urban Growth Centre (the UGC) has been identified by the Province in
Size and Location of Urban Growth Centres in the Greater Golden Horseshoe 2008.
The City is directly responsible for planning for the UGC to reach a density of 150
residents and jobs combined by 2031. This section of the report provides a description
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of the UGC and the intensification opportunities it contains, a description of the
constraints to intensification, the types of built form that should be planned for and the
numbers of people and jobs that would be accommodated as an outcome of
intensification.
1.

Area Description

As shown on Map 2, the UGC encompasses most of the easterly portion of the Galt
City Centre. To understand the urban form of the UGC, it is helpful to view it as three
separate sections which are shown on the map. The northern section is characterized
by large retail stores and single detached homes. The area south of Colborne Street
contains two major office buildings and several multiple-residential buildings with the
balance being made up of two- and three-story attached commercial structures. This
form is consistent up to Warnock Street at which point single detached housing along
with single- and multi-story commercial/industrial buildings dominate the built form.
2.

Opportunities

As shown on Map 3, 55 parcels containing approximately nine hectares were identified
as having good intensification potential. The intensification opportunities are as diverse
as the existing built form. There are old industrial sites, under-utilized sites, vacant sites
and surface parking lots all with potential to intensify. The opportunities in the
northern portions of the UGC tend to involve smaller sites than those south of Main
Street. Larger sites are more attractive to prospective developers as they do not require
site assembly. For this reason, the southern portion of the UGC is likely to intensify
faster than the northern part.
Table 1
Potential Intensification Opportunities
Urban Growth Centre

3.

Total Number of Parcels

54

Total Area (ha)

9.0

Number of Heritage Parcels

4

Heritage Parcel Area (ha)

2

Constraints

The UGC has a number of constraints which may delay or prevent some of the
opportunities identified from intensifying:
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MAP 2

Northern UGC
South of
Colborne St.
South of
Warnock St.
Source: Hemson Consulting Ltd., based on the City of Cambridge GIS division.
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•

Topography, Bedrock and Ground Water Contamination: Underlying the UGC
is a bedrock formation. This factor may deter development as it is both expensive
to build down into bedrock and potentially hazardous for the ground water supply.
As well, some sites are currently affected by contamination from previous uses, a
factor that will have to be addressed before development can occur.

•

Flood Plain: Portions of the UGC are located within the flood plain. This may
limit sites in developing as measures required to prevent damage to property and
to protect residents may undermine project viability.

•

Building Height Restrictions: Efforts to intensify will be constrained by the
justifiable desire of the City to preserve the integrity of the current urban form.
Projects may therefore need to be limited in their densities.

•

Heritage: The UGC contains four heritage sites covering two hectares. These sites
may not be able to achieve the full potential densities assigned. In cases where they
are permitted to redevelop they may produce lower yields then those currently
assigned because of the need to preserve portions or the whole of the existing
structures.

•

Parking Economics: Many of the identified sites within the UGC are currently
used as surface parking lots. In order to utilize their potential as intensification sites
it will be necessary to replace the spaces given up or to accommodate a greater
share of parking requirements for the core outside the UGC. This may either not
be economically feasible or may meet with resistance from local business. The
difficulty and cost of building into the bedrock further exacerbates the problem.

4.

Built Forms (Examples: Townhouses, Mixed-use)

The UGC should incorporate several forms of housing and mixed-use development into
its overall intensification strategy. The average FSI assigned to identified sites in the
UGC was 1.5 reflecting a fairly even split between townhouses and apartment form
development. In order not to block off the waterfront, town houses and stacked towns
would be the most appropriate form for the northern portion from the upper part of the
UGC south to Colborne Street. Low-rise apartments/condominiums could be
considered for parcels which front onto Water street. The middle portion of the UGC
encompasses the area between Colborne Street and Warnock Street. This area should
be planned for mixed-use buildings typically containing five- or six-story residential
floors with office or retail uses at grade. The remaining portion of the UGC south of
Warnock Street should be planned for townhouses and stacked towns. The existing
built form in the southern section is considered incompatible with higher-density built
forms.
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5.

Assessment of Opportunities, Discussion and Tables

It is estimated that the UGC has the potential to yield 980 new residential units
through intensification. There is potential for 250 townhouse units and 730 apartment/
condominium units. These new units could house 630 people in townhouses and 1330
people in apartments. Ten existing units that accommodate approximately 20 residents
need to be netted off of this total as the intensification process would redevelop some
existing residential units. The total potential net growth is 970 units and 1,940 new
residents in the UGC.
Table 2
Residential Potential Unit Yield
Urban Growth Centre
Units

Population

Townhouses (FSI = 0.75)

250

630

Apartments/Condominiums
(FSI = 2.00)

730

1,330

Total

980

1,960

10

20

970

1,940

Net Existing
Net Total

The employment growth potential was measured as a function of new ground floor space
created through the intensification process. Potential exists for an additional 160 retail
jobs created through the potential development of 6,300 m2 of retail floor area and an
additional 570 office jobs created through the development of 15,400 m2 of office floor
area. After netting off the existing 180 jobs that would be lost through the
redevelopment process, the total net growth would be 550 new jobs.
Table 3
Employment Potential gfa
Urban Growth Centre
GFA (m2)

Jobs

Retail (FSI=0.3)

6,300

160

Office (FSI=1.0)

15,400

570

Total

21,700

730

8,600

180

13,100

550

Net Existing
Net Total
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This growth potential, when combined with the existing number of people and jobs in
the UGC, would bring the total number of people and jobs in the UGC to 6,590, or 150
people and jobs per hectare. This level of growth would allow the UGC to meet the
Provincial targets set out by the Growth Plan. The potential growth would also bring the
jobs-to-persons ratio, which is currently at approximately 70:30, to a 50:50 split. This
level is viewed as desirable by the Province in relation to the objective of creating
complete communities.
Table 4
UGC Has Potential to Meet Target
Pop.

PP Empl.

Total Ppj

Density
(ppj/ha)

Jobs to
Pop. Ratio

Current

1,300

2,800

4,100

93

70:30

Intensification Potential

1,940

550

2,490

N/A

N/A

Total

3,240

3,350

6,590

150

50:50

D.

PRIME INTENSIFICATION AREAS AND SCATTERED SITES/INFILL

1.

Area Description

As shown on Map 3, there are six Prime Intensification Areas (PIAs) located within the
Built Up Area. Portions of the Core areas of Galt (outside the UGC), Preston and
Hespeler have been identified through the study process as PIAs.
The other three PIAs are made up of intensification corridors in combination with
overlapping nodes. The corridor areas selected were: the Hespeler Road corridor
running north/south between Dunbar Road and Avenue Road, section of the Dundas
Street corridor bounded by Dundas Road, Samuelson Street and Beverly Street and
section of Franklin Boulevard corridor at Main Street.
a)

Galt Core

•

As shown on Map 4, the Galt Core is bisected by the Grand River with the UGC
taking up the vast majority of the eastern portion. The PIA is composed of the
western portion of the Galt Core across the river from the UGC. Commercial and
institutional uses dominate the area along with some single-family detached
housing north of Gardiner Street. The area is bounded on three sides by stable
residential neighbourhoods and the Grand River to the East.
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MAP 4

Selected Parcels
for Intensification

Source: Hemson Consulting Ltd., based on the City of Cambridge GIS division.
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•

Fourteen sites containing approximately three hectares were identified as having
good intensification potential. The opportunities in this area are mainly surface
parking lots and low-coverage commercial sites. Many of the low-coverage
commercial sites are converted single-family residences.

•

The constraints to development in the Galt Core PIA are similar to those faced in
the UGC. The bedrock formations and parking economies may inhibit
intensification as structured parking built to recover parking spaces lost though
redevelopment would have to be built above ground. The topography would allow
for some relief where building height is a concern as the Galt Ridge runs along the
western edge of the area. There are already some high-rise developments in this
area where the ridge line masks their height.

•

Mixed-use development and townhouses would be appropriate built forms for the
Galt Core PIA. The average FSI assigned to identified sites was 0.86, reflecting a
mix weighted towards townhouses. However, there are a number of parcels which
could develop at higher densities without negatively affecting the surrounding
urban fabric. If a mixed use component were added to the higher-density
developments, the average FSI assigned to sites would increase to 0.94. Where
intensification occurs in proximity to single-family detached homes, townhouses
would be more appropriate.

b)

Preston Core

•

As shown on Map 5, the Preston Core can be viewed as two parts separated by
King Street. The area west of King Street contains predominantly single-family
homes and is largely unsuitable for intensification. The eastern half has a large
number of older industrial sites, some of which may be brownfields, and therefore
has more potential. The Growth Plan makes specific mention of focussing
intensification on brownfield and greyfield sites. (2.1) However, brownfield sites
may deter potential development as they are more difficult to finance and have
higher levels of risk.

•

Fifty-nine sites covering approximately 29 hectares were identified as having good
intensification potential. There are three predominant types of opportunities: older
industrial sites along the rail corridor, vacant sites and under-utilised commercial
and residential sites fronting onto King Street.

•

Waste water servicing for the area is the most immediate limiting factor to
intensification in the area. As mentioned previously, the possibility that some of
the older industrial sites may also be brownfields may limit the intensification
potential.
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Source: Hemson Consulting Ltd., based on the City of Cambridge GIS division.
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•

As with most industrial locations, contamination may be an issue with some of the
potential sites. For example, the sites within the triangle encompassed by King
Street East, Bishop Street North and Concession Road may be affected by vapour
intrusion from the General Electric site to the north, and these problems must be
addressed before redeveloping these sites.

•

The older industrial sites present a good opportunity for higher-density residential
intensification. The average FSI assigned to identified sites in this PIA was 0.97
reflecting a combination of townhouses and apartments with the majority of the
sites accommodating townhouse development.

c)

Hespeler Core

•

As shown on Map 6, the Hespeler Core is centred around the intersection of
Guelph Avenue and Queen Street West. The Queen Street corridor which runs
through the core is predominantly commercial in use with some industrial uses
west of Guelph Avenue. South of the corridor, the area is largely comprised of
single family detached houses. While for the purposes of the study this prime
intensification area is referred to as the Hespeler Core, a substantial section of the
Queen Street Corridor, which runs from the core area to the intersection with
Hespeler Road, is also included since collectively it creates a cohesive grouping of
opportunities.

•

Nineteen sites covering approximately 14 hectares with good intensification
potential were identified. The largest concentration of sites is along the Queen
Corridor portion of this PIA. They are vacant and older industrial sites on the
north side of Queen Street fronting onto the river. The sites are large and therefore
more desirable for prospective developers. They enjoy a riverside location which
makes them desirable to consumers. The balance of the opportunities are sites
which are vacant, under-utilized or in use as surface parking lots.

•

Flood plain concerns may limit the intensification potential of the riverside sites.
As well, some portions of the industrial sites may be brownfields. The existing built
form in the core area is a limiting factor. Accordingly, the scale and massing of
future development in the area will need to be compatible with existing
development. This requirement may not be conducive to high-density
intensification.

•

Townhouses, stacked townhouses and potentially some apartments will be the most
appropriate built forms for the majority of the sites identified. The average FSI
assigned to identified sites was 1.67 recognizing that some of the larger riverside
parcels may be able to accommodate higher-density built forms.
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Source: Hemson Consulting Ltd., based on the City of Cambridge GIS division.
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d)

Hespeler Corridor

•

As shown on Map 7, the PIA portion of the Hespeler Road Corridor is dominated
by older, poor-quality commercial development. The large lots and the presence
of other high-density residential development nearby make this area a strong
candidate for intensification. The presence of a conservation area along the
western edge of the Hespeler corridor enhances the area for residential
development.

•

Twenty-one sites covering approximately 12 hectares were identified as having
good intensification potential. The large poor-quality commercial sites located on
the eastern side of the corridor between Dunbar Road and Munch Avenue possess
the strongest potential of the grouping. While there are potential sites on both
sides of the corridor, the largest and most desirable areas are on the eastern side.
There are two large vacant sites on either side of the corridor at the intersection
of Hespeler Road and the Can-Amera Parkway. This area may have the strongest
potential to intensify of all the PIAs.

•

This area appears to have relatively few constraints. Good access and favourable
topography is in contrast to many of the constraints found in the other PIAs.

•

The presence of high-rise residential developments in the area suggests that this
may be an ideal location for addition high-density development. The average FSI
assigned to the identified sites was 3.81, the highest of all the PIAs. The Hespeler
Road corridor was the only location where sites were assigned maximum FSI values
of 4.0. The majority of the sites in the Hespeler Road area are greyfields. They have
adequate setbacks from existing residential developments and as such should be
relatively unconstrained.

e)

Dundas Street

•

The area faces similar conditions as the industrial pocket located in the Preston
core. Originally developed for industrial uses because of the rail line, these pockets
have become surrounded by residential development which detracts from the
efficient movement of goods for businesses which are increasingly dependant on
trucking. As shown on Map 8, the area runs along the northern side of Dundas
Street from Jarvis Street to Beverly Street. The makeup of the area is complicated
by a single residential street running through the heart of this otherwise cohesive
industrial area.

•

Forty-five sites covering approximately 18 hectares were identified as having good
intensification potential. Older industrial sites comprise the majority of the
intensification potential. This area is made up mostly of large parcels with the
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Selected Parcels
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Source: Hemson Consulting Ltd., based on the City of Cambridge GIS division.
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exception of Grantham Avenue which is lined with small single-family detached
housing. Overall, the intensification potential is considered quite strong.
•

Brownfields may be a concern for developers looking to redevelop the larger
industrial sites. The smaller sites on Grantham Avenue would require some site
assembly which would likely delay redevelopment. Flood plain considerations could
also limit intensification in the area.

•

This area is suited to a mix of apartments/condominiums and townhouses. The
average FSI assigned to identified sites was 2.30 reflecting a mix weighted towards
apartment development. However, sites in proximity to existing single detached
residential units (with the exception of those located on Grantham Avenue) are
inappropriate for high-rise development. There is ample opportunity for apartment
development that adheres to good planning principles.

f)

Franklin Boulevard

•

Shopping plazas and vacant lots dominate the Prime Intensification Area. Large
vacant lots in proximity to retail uses make this area ideal for intensification. There
is some residential development already located in the area but its location in
relation to the sites with intensification potential should allow for further
development at higher densities. The Franklin Boulevard PIA is shown on Map 9.

•

Sixteen sites covering approximately 30 hectares were identified as having good
intensification potential. The sites identified were large, predominantly vacant
parcels fronting on Franklin Boulevard and Main Street.

•

Constraints are less pronounced in this PIA due to an abundance of vacant land.
Since this area has little existing development, it would not be negatively affected
by high-density intensification. The area has good access provided by Main Street,
Dundas Street and Franklin Boulevard.

•

This area is capable of developing with high-density apartment/condominium
projects. The average FSI assigned to identified sites was 2.99 reflecting a mix
strongly weighted towards high-density development with a small portion of
townhouses.

g)

Scattered Sites/Infill

•

In discussions with City Staff it was decided that to maintain the focus of the
intensification process the term intensification would only be used to describe
those sites with potential to intensify that are located within the targeted PIAs.
Other sites with good potential to intensify which are outside the PIAs would be
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referred to as infill opportunities. These sites were located along sections of corridor
or in nodes which had previously been removed during the first steps in the
process. They display the same characteristics as sites within the PIAs and may
intensify along a similar time line. However, due to their more diffuse locations,
intensification of these sites will not have as great an impact as of the more
concentrated sites. They do, however, offer additional opportunities for achieving
growth within the Built Up Area.
•

Forty-nine parcels covering 32 hectares were identified as potential infill sites.
These sites are dispersed throughout the City within the Built Up Area. As such,
there is little in common between the sites save for the criteria used to identify
them. The average size of the parcels is 0.6 hectares with the vast majority fronting
onto corridors. The average FSI assigned to identified parcels in the scattered sites
was 1.15 reflecting a fairly even mix of townhouses and apartment developments.

2.

Assessment of Opportunities, Discussion and Tables

This intensification study has identified 223 sites within Cambridge’s Built Up Area
with good potential to intensify. In total, the sites contain approximately 138 hectares.
The sites are divided between those with potential to intensify with townhouse
developments and those with potential for apartment/condominium developments.
Using the FSI values assigned to each parcel, an overall potential of 2,900 townhouse
units and 22,457 apartment units was estimated for a total of 25,357 new units.
Table 5
Intensification Opportunities
Total Number of Parcels
Total Area (ha)

223
137.9

Number of Heritage Parcels
Heritage Parcel Area (ha

7
9.2

Among the parcels are seven containing heritage buildings. These parcels may not
develop to their maximum potential FSI. More generally, it is important to note that
not all of sites should be expected to develop to the maximum densities allocated to
them. Some may not intensify at all while other sites which have not been considered
may be redeveloped. Hence, the number of units is only an estimate of the
intensification potential of areas within the Built Up Area. Parcels outside PIAs and
scattered sites will likely also intensify increasing the overall capacity.
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Table 6
Potential Unit Yield
Area (ha)

Units

Pop.

Townhouses (FSI=0.75)

57.3

2,900

7,100

Apartments/condominiums
(FSI=2.00-4.00)
Average FSI =2.83

80.5

22,457

41,096

137.9

25,357

48,196

Total
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III RESIDENTIAL GREENFIELD

The Greenfield is defined by the Province as the area that is within the Urban Area,
but outside the Built Boundary. The Province delineated built boundaries for
municipalities in the GGH area in 2008. The Greenfield in Cambridge is shown on
Map 10. The Greenfield is generally an undeveloped urban area made up of large parcels
of vacant land and farm land that are available for residential subdivision or industrial
development.
In the Greenfield, the Growth Plan promotes building compact urban development with
complete communities, where different land uses are close by enabling people to walk,
bike or take public transit for their daily activities. The Growth Plan sets a density target
of 50 people and jobs combined per hectare (p&j per ha) for the Greenfield in the
Region of Waterloo. Since this target is to be achieved collectively at the Regional
level, the Region has undertaken studies to explore options and strategies to achieve
this target and other targets required by the Growth Plan. Region of Waterloo Land
Budget analysis (April 2009) is one of these background studies. Specific density
requirements for different land uses in the Greenfield have been laid out in this
document.
This section addresses the implications of these Provincial and Regional requirements
on Cambridge and illustrates options and challenges for Cambridge’s Greenfield to meet
these targets. This section, however, specifically focuses on the residential portion of the
Greenfield; issues around the Greenfield employment land are addressed in the
Employment Land Section that follows.

A.

PROVINCIAL AND REGIONAL DENSITY TARGETS

The Growth Plan sets the density target of 50 p&j per ha for the Greenfield in the
Region of Waterloo. In its endeavour to bring the official plan into conformity with the
Growth Plan, the Region of Waterloo has undertaken a Land Budget analysis that
assesses the Region’s land capacity and explores strategies to meet the Provincial
intensification and density targets. For the Greenfield specifically, the Land Budget
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analysis sets density targets to different land uses. For Cambridge’s residential
Greenfield, the Region requires that lands that are not subject to plans of subdivisions
submitted before June 16, 2006 should meet the density target of 55 p&j per ha.
The analysis for the Greenfield in this section is undertaken based on the Region’s
density requirement. Because the Region’s target applies to only a portion of the
Greenfield, not all of the Greenfield, the areas to which this density target applies need
to be determined. The following subsection describes these areas.

B.

DESCRIPTION OF AREAS AND NET DEVELOPABLE RESIDENTIAL LAND

The Greenfield is shown on Map 10. The land in this area has several land use
designations according to Cambridge’s Official Plan including agricultural, commercial,
industrial, open space and residential. To simplify density calculations as required in the
Growth Plan, the Regional Land Budget analysis divides the Greenfield into three major
types: Provincially constrained areas, residential areas and employment areas.
•

Provincially constrained areas are significant environmentally sensitive areas
recognized by the Province and exempted from the density calculation in the
Growth Plan.

•

Residential areas are required by the Region to meet the density of 55 p&j per ha
with the exemption of the lands that are subject to plans of subdivisions submitted
before June 16, 2006; and

•

Employment areas are required by the Region to meet the density target of 40 jobs
per hectare.

The Greenfield lands with agricultural, commercial and open space designations in
Cambridge’s Official Plan were subsequently divided into these categories. Appendix
A illustrates the detailed land use allocation.
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The residential areas in the Greenfield are the focus of this report. They include:
•

Committed lands — lands that are already committed to plans of subdivisions; and

•

Uncommitted lands — lands that have not yet received any residential
development applications.

The Region’s residential density target of 55 p&j per ha applies to all of the
uncommitted lands and a portion of the committed lands – the portion that received
plans of subdivisions ons after June 16, 2006. Since the committed lands already have
densities attached, the uncommitted land has to reach a certain level in order to meet
the Region’s density target for the overall Greenfield. The following table lists areas of
committed and uncommitted lands, and the deduction process that leads to the required
density on the uncommitted lands. For detailed information of the division of
committed land areas between before and after June 16, 2006 and associated densities
and housing mix in each portion, please refer to Appendix B.
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Table 7
Total P2G Residential Greenfield Area

770

ha

Residential Lands Not Subject to the Region’s Density
Requirement

200

ha

Residential Lands Subject to Region’s Density Requirement

570

ha

Regional Density Target

55

Total Population and Jobs Required
Committed Lands Subject to Region’s Density Requirement
Committed Density
Total Population
Total Jobs
Total Population and Jobs
Uncommitted Lands

31,365
84

p&j/ha
p&j
ha

63.1

p&j/ha

4,691

persons

589

jobs

5,279

p&j

487

ha

Required Population and Jobs

26,085

P&j

Required Population

24,391

persons

Required Jobs

1,694

Required Density

Notes:

(1)

(2)
(3)

53.6

jobs
P&j/ha

P2G is the abbreviation of Places to Grow, which is the Growth
Plan. P2G here indicates lands to which the Provincial density
target applies. All areas listed in this table are P2G areas.
P&j in the table stands for persons and jobs.
Required population and jobs on the uncommitted lands are
distributed into population and jobs respectively based on the
assumption that every 1,000 population growth in the Greenfield
will lead to 70 more jobs in the Greenfield.

There are 770 hectares of residential Greenfield lands in total in Cambridge. Among
these lands, about 200 hectares have been committed to plans of subdivisions submitted
before June 16, 2006. Consequently, about 570 hectares are left in the Greenfield to
meet the Region’s density requirement of 55 p&j per ha. Of this area, around 84
hectares have been committed to development applications and are expected to be
developed at an average density of 63.1 p&j per ha. The remaining area of 487 hectares
is made up of the uncommitted lands, which need to achieve a density of 53.6 p&j in
order to meet the Region’s overall target. As a result, about 24,390 people and 1,694
jobs would be required to be accommodated.
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Not all of the uncommitted lands are developable. The lands include open space uses
designated in the City of Cambridge Official Plan which are not permitted to develop.
The uncommitted lands also need to accommodate road areas serving the new
development, required residential park lands, and lands to accommodate populationrelated employment uses, such as schools, corner stores, and shopping plazas. The net
developable area of the uncommitted lands needs to exclude these areas. Table 8 lists
these lands and the remaining net developable area for accommodating new housing
development.
Table 8
Land Use
Uncommitted Land Total

Notes:

Area (ha)
486.6

Net Open Space

149.18

Gross Developable

337.42

Net Residential Park Land Requirement
(5% of gross area)

16.87

Net Road Areas (25% of gross area)

84.35

Net Areas for Population-Related
Employment (10% of gross area)

33.74

Residential Net Developable Area

202.45

(1)

(2)

Open Space in this table stands for the Open Space uses designated
in the City of Cambridge Official Plan, which are not permitted to
develop.
For the analysis, it is assumed that approximately 10% of the
uncommitted lands will be developed for population-related
employment uses. This is in keeping with observed development
patterns in residential areas.

After taking out about 5% of the gross land area for parks, and 25% for roads, about 236
hectares remain to accommodate new residential development. Assuming that
population-related employment induced by the residential growth will require about
10% of the gross area, the net developable area remaining for residential development
is about 202 hectares. These 202 hectares must accommodate about 24,390 people in
order to achieve the Region’s target.
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Several scenarios have been tested to determine whether the remaining net developable
area would accommodate the required population in a way that aligns with Cambridge’s
local housing market.
C.

MIX AND DENSITY SCENARIOS

Four scenarios have been tested. The current mix of housing types and current densities
in the Greenfield were used as a starting point. The scenarios are as follows:
•

Current Mix and Current Density — where current housing mix and current
densities in the Greenfield are assumed to continue;

•

Current Mix and Increased Density — where current housing mix is used and test
how much densities by type have to increase in order to reach the Region’s target;

•

Alternative Mix and Current Density — where current housing densities by type
are used to test how the mix of housing types has to change in order to meet the
Region’s density requirement; and

•

Alternative Mix and Increased Density — where an alternative mix with increased
densities is tested to accommodate growth required by the Region.

All scenarios are based on the Region’s people per unit (PPU) assumptions as laid out
in the Land Budget analysis. Table 9 shows these PPU assumptions.
Table 9
Housing Types

1.

PPU

Singles and Semis

3.33

Townhouses

2.48

Apartments

1.83

Current Mix and Current Density

This scenario tests whether the Greenfield can meet the Region’s density target if
assuming the current trends of housing mix and densities in the Greenfield continue.
For all committed lands in the Greenfield, the housing mix is shown in Table 10.
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Table 10
Housing Types

Unit Mix

Singles and Semis

62%

Townhouses

25%

Apartments

13%

The City has also identified the current densities by type on the committed lands. They
are shown in Table 11.
Table 11
Housing Types

Density
(Units per net ha)

Singles and Semis

27

Townhouses

35

Apartments

100

Applying this mix and these densities to the uncommitted lands in the Greenfield, the
number of housing units by type, the density in the uncommitted lands and the
Greenfield overall density can be calculated. Table 12 shows these numbers.
Table 12
Number of Units by Type
Singles and Semis

3,997

Townhouses

1,612

Apartments

838

Density in the Uncommitted Lands
43.8 p&j/ha

Overall Residential Greenfield Density
46.6 p&j/ha

The density in the uncommitted lands is estimated to be 43.8 p&j per ha, much lower
than the required 53.6 p&j per ha. Under this scenario, the overall residential
Greenfield that is subject to the Region’s density target yields an average density of 46.6
p&j per ha, still very far below the target of 55 p&j per ha.
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Using the current pattern of housing mix and densities, it is evident that the Region’s
target cannot be achieved on the uncommitted lands. Accordingly, either the housing
mix needs to change in order to include more higher density forms, or densities have to
increase in order to accommodate more units on the same amount of land for each
housing type.
2.

Current Mix and Increased Density

This scenario retains the current housing mix, but increases densities for each housing
type. The densities by type shown previously in Table 11 reflect Cambridge’s current
local housing environment, usually with relatively large lots with the average size of
about 4,000 square feet. Same housing types may have much higher densities in more
urbanized areas, such as Milton, but on much smaller lots.
Keeping the current housing mix, the required densities for various housing types in
order to reach the Region’s target are shown in the following table along with the
corresponding number of units for each type.
Table 13
Housing Types

Density
(Units per net ha)

Units

Singles and Semis

33

5,175

Townhouses

50

2,087

Apartments

200

1,085

Single- and semi-detached housing is required to be built at an average net density of
33 units per hectare with an average lot size of 303 square metres or 3,300 square feet.
Townhouses are to be built at 50 units per hectare; and apartments at 200 units per
hectare. Housing developed at these densities is not considered to be in keeping with
Cambridge’s current housing market. Detailed examples of housing at these densities
by type are shown in subsection D. Although this mix of housing can still produce
desirable places to live, it would likely take some time for the market in Cambridge to
accept and adjust to the change.
3.

Alternative Mix and Current Density

This scenario explores the possibility of an alternative mix while keeping the current
densities. If single- and semi-detached houses are still built at 27 units per net hectare,
townhouses at 35 units per hectare, and apartments at 100 units per hectare, the
housing mix that would be required to achieve the Region’s target is as follows:
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Table 14
Housing Types

Unit Mix

Units

Singles and Semis

13%

1,402

Townhouses

25%

2,846

Apartments

62%

6,920

This alternative mix distributes over 60% of total housing development to apartment
units. This would require accepting a dramatic shift in housing demand from
predominantly ground related housing to apartments. Experiences in other
municipalities suggest that people are more prepared to accept changes in size of the
same housing type than lifestyle changes from one form of housing to another. In other
words, this alternative mix would be very difficult to realize in Cambridge’s Greenfield.
4.

Alternative Mix and Increased Density

For either Scenario 2 or 3 to be achieved, a significant change in Cambridge’s local
housing market would have to occur. This scenario takes a middle ground by altering
both the mix and densities. Assuming densities to be the values as shown in Table 15,
the alternative mix and number of units for each housing type are calculated to be the
following as shown in Table 16.
Table 15
Housing Types

Density
(Units per net ha)

Singles and Semis

30

Townhouses

45

Apartments

200

Table 16
Housing Types

Unit Mix

Units

Singles and Semis

46%

4,154

Townhouses

25%

2,274

Apartments

29%

2,687

The density assumption in this scenario lowers the densities for single- and semidetached houses and townhouses in comparison to the ones in Scenario 2. Apartment
density is not changed. The required alternative mix now distributes close to a half of
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the housing development to single-and semi-detached houses, about a quarter to
townhouses and 29% to apartments. Although this mix is much less dramatic than the
mix in Scenario 3, it nevertheless would still require Cambridge’s local housing market
to adjust over time.
Compared to Scenario 1, although single- and semi-detached houses in Scenario 3
account for much lower a portion, the absolute number of unit yield for this type of
housing is still higher in Scenario 4 (about 4,200) than in Scenario 1 (about 4,000). In
other words, by alternating unit mix, Scenario 4 does not necessarily provide less singleand semi-detached houses; only these houses are built on smaller lots.

D.

EXAMPLES OF BUILT FORMS

Houses and apartments at higher densities are achievable and have been built in more
urbanized municipalities, such as Mississauga, Milton and Oakville. The following three
graphs show examples of single- and semi-detached houses, townhouses and apartments
at the densities close to the ones in Scenario 2 (Figure 1).
As can be seen, these houses and apartments are in a much denser form than is usually
seen in Cambridge’s Greenfield.

E.

MARKET CHALLENGES ASSOCIATED WITH HIGHER DENSITY FORMS

The four scenarios that have been analysed show different ways for Cambridge’s
Greenfield to reach the Region’s density target. However, it is not suggested in any way
that the City of Cambridge should adopt any one particular approach.
From the analysis, it is clear that in order to meet the Region’s density requirement, the
pattern of development in Cambridge’s Greenfield will have to differ from that which
currently exists. Making such a transition can take a considerable amount of time.
Among all housing types, apartment units pose a particular challenge in the Greenfield.
In all four of the scenarios that were tested, apartment units have to play a significant
role. At current and planned densities of all housing types (100 units per hectare in the
case of apartments), apartments would have to form over 60% of new units in order to
meet the Region’s density target as in Scenario 3. Alternatively, in order to limit the
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FIGURE 1

BUILT FORM EXAMPLES

Single Detached:
37 units per ha

Townhouses:
50 units per ha

Apartments:
200 units per ha
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market share of apartments to more reasonable levels, the density for apartments would
need to increase substantially (200 units per hectare is used for the analysis). However,
a density of 200 units per hectare results in either bulky or tall apartment buildings that
are more appropriate for central locations in the Built Up Area rather than the
Greenfield.
As well, if the number of apartments in the Greenfield were to increase substantially,
it would weaken demand for units in the Built Up Area where intensification is a policy
objective. With limited market demand, apartments should be encouraged at locations
that are a focus for intensification.
The apartment issue is a dilemma. On the one hand, apartments are required in the
Greenfield in order to help achieve the density target; on the other hand, the highdensity built form that they would have to take is less desirable in a Greenfield setting.
With market preferences yet to adjust and the conflict between density imperatives and
desirable built forms, it is evident that achievement of the Region’s density target of 55
p&j on the residential Greenfield will be a substantial challenge.
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IV EMPLOYMENT LAND

This section addresses issues around employment land in Cambridge. The focus is the
examination of the inventory of vacant employment land and evaluation of whether
Cambridge has enough employment land to meet the demand of future growth. Both
vacant employment lands in the Built Up Area and in the Greenfield are examined.
These lands are assessed in terms of their availability for the short term and long term,
their likelihood of being developed and their employment capacity.

A.

DESCRIPTION OF INDUSTRIAL PARKS AND INVENTORY OF VACANT
INDUSTRIAL LAND

Cambridge has been home to a variety of manufacturing and service industries since the
1800's. It has three major industrial parks. They are the Cambridge Business Park, the
L.G. Lovell Industrial Park, and Eastern Industrial Park (Map 11). Cambridge Business
Park and L.G. Lovell Industrial Park are relatively new. Their development can be
attributed to their proximate locations to Highway 401. There are still some vacant
development sites for sale in these parks. Of the various parks, the Eastern Industrial
Park is relatively mature. It is located in the central part of the City, close to Galt
downtown. As an older industrial park, it accommodates some heavy industrial
businesses. More recent development within the park includes knowledge-intensive and
high-tech industries. The characteristics of each industrial park can be described as
follows:
•

The Cambridge Business Park is located north of Highway 401 near the east end
of the City. It consists of 344 hectares and is a City-developed industrial park. The
Toyota Motor Manufacturing Canada assembly plant is located right next to it in
the east. The strength of the Cambridge Business Park lies in its easy access to
Highway 401.

•

The L.G. Lovell Industrial Park is located south of Highway 401, west of Hespeler
Road (Regional Road 24). It consists of 526 hectares of land and has the largest
inventory of vacant land available for sale among these three business parks. The
advantage of this business park is its proximity to Highway 401 and Hespeler Road.
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•

The Eastern Industrial Park is an old built-up industrial park. It is located in the
interior of the City, south of Clyde Road, north of Main Street and west of
Franklin Boulevard. It consists of 121 hectares of land and accommodates a range
of industries from heavy industrial to high-tech.

Most of these industrial parks are within Cambridge’s Built Up Area. In the Greenfield,
the Boxwood Business Park and the Conestoga College land provide the largest vacant
supply of employment land. In the north of Cambridge, outside the Urban Area of
Cambridge, the Region designated East Side Lands of 300 hectares as Prime Industrial/
Strategic Reserve land in the new Regional Official Plan.
Map 12 shows an inventory of the vacant employment land in Cambridge. The map is
based on the Region of Waterloo’s Industrial and Business Park Vacant Land Inventory
report, but with slight modifications. Compared to the Region’s inventory, Map 12 adds
two more areas. One is the East Side Lands and the other is a piece of land that is
currently designated as agricultural in Cambridge’s Official Plan, but has been allocated
into the employment area category of the Greenfield by the Region in the Land Budget
analysis, with the recognition that it may be developed into industrial uses in the future.
This land is located south of Clyde Road near the eastern border of Cambridge. It is
shown as category 11 on Map 12.
The vacant land parcels on Map 12 have been categorized based on their availability.
A description of each category is shown below.
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Source: the Region of Waterloo and Hemson Consulting Ltd.
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Table 17
Category

Description

1

Vacant parcels available immediately

2

Vacant parcels available immediately as “build to suit”

3

Vacant parcels available immediately in the University of Waterloo R&T Park

4

Vacant parcels no longer on the market, which are expected to be utilized by the
current owner

5

Vacant parcels without significant constraints, not on the market and not expected to be
developed by the current owner

6

Vacant parcels available in one to two years

7

Vacant parcels with the expectation of availability in over 2 years

8

Vacant parcels not on the market for reasons other than timing (usually contamination
constraints)

9

Vacant parcels without significant constraints where development applications have
been submitted for conversion

10

Prime Industrial / Strategic Reserve

11

Greenfield agricultural redistributed as employment areas

Category 3 does not apply to the City of Cambridge. As shown on the map, there are
vacant employment lands both within and outside the Built Boundary. The vacant
employment lands are analysed below based on their geographic locations relative to the
Built Boundary.
1.

Vacant Land Within the Built Up Area

There are about 116 hectares of vacant employment land in Cambridge’s Built Up Area.
Of these lands, some have considerable challenges for redevelopment. Specifically the
lands in Category 8, south of Highway 401 and east of the Canadian Pacific Railway,
have some contamination and may not redevelop. Accordingly, these lands are not
treated as part of the supply. Net of these sites, there are about 99 hectares of vacant
employment land available for development. Table 18 shows the detailed land areas for
vacant employment lands of each category.
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Table 18
Category

Description

Hectares

1

Available immediately

18.8

2

Available immediately as “built to suit”

55.6

4

Expected to be utilized by the current owner

24.8

5

Reserved by owner for long term

0

6

Available in 1 to 2 years

0

7

Available in over 2 years

0

8

Constrained sites (with contamination)

9

Conversion applications

0

11

Greenfield agricultural redistributed

0

Total

17.1

116.3

Total Less Contaminated
Sites

99.2

The Region requires minimum densities on Greenfield employment lands but does not
have an equivalent requirement for employment lands within the Built Up Area.
Current trends show that the employment lands in the Region of Waterloo achieve an
average density of 27.6 jobs per hectare. If this current trend were to continue, vacant
employment lands within the Built Up Area would be able to accommodate about 2,700
jobs.
2.

In Greenfield

There are approximately 280 hectares of vacant employment land in Cambridge’s
Greenfield including redistributed agricultural land. Of these lands, some in Category
8 are subject to servicing constraints but are expected to be available before 2031. The
land in Category 9 is a single area at the west end of Cambridge owned by the
Conestoga College. It is subject to conversion applications, but the proposed
development is for educational and business park uses which are considered employment
uses for the purpose of this study. Accordingly, it is included in the supply. Table 19
illustrates land areas for each category.
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Table 19
Category

Description

Hectares

1

Available immediately

2

Available immediately as “built to suit”

11.9

4

Expected to be utilized by the current owner

20.2

5

Reserved by owner for long term

6

Available in 1 to 2 years

71.2

7

Available in over 2 years

35.2

8

Constrained sites (with service constraints)

55.2

9

Conversion applications

52.9

11

Greenfield agricultural redistributed

20.1

Total

9.3

4.2

280.3

For employment lands in the Greenfield, the Region requires a minimum density of 40
jobs per hectare to be achieved. This will be difficult given that many of Cambridge’s
industrial sectors, such as manufacturing, construction and transportation, have
employment characteristics and space requirements that are not keeping with this
required density. Higher employment densities can be achieved if sectors that require
office space become more prominent.
Based on the current Regional average density of 27.6 jobs per hectare, the capacity of
all the employment lands in the Greenfield is estimated to be 7,700 jobs.
Were there to be significant changes in Cambridge's local industrial practice such that
the density of 40 jobs per hectare would be achieved, the capacity of the Greenfield
employment lands would be approximately 11,200 jobs.
Accordingly, the capacity of the Greenfield vacant employment land ranges from 7,700
to 11,200 jobs depending on the degree to which a shift in the make-up of Cambridge's
economy will occur away from sectors with low employment per hectare usage to more
office-oriented sectors.
3.

East Side Lands: Prime Industrial / Strategic Reserve

The Region of Waterloo has designated additional employment lands as Prime
Industrial / Strategic Reserve. This designation is generally of large land parcels that
provide easy access to transportation. In Cambridge, the employment lands with this
designation are referred to as the East Side Lands. The lands are close to the Region of
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Waterloo International Airport and several major highway corridors, such as Highway
401 and Highways 6, 7 and 8. They consist of approximately 300 hectares, and are
required to develop at a minimum density of 25 jobs per hectare by the new Regional
Official Plan. Based on this requirement, the East Side Lands could accommodate at
least 7,500 jobs.

B.

ABILITY OF SUPPLY TO MEET EMPLOYMENT GROWTH NEEDS

Compiling the employment land supply inside and outside the Build Boundary, the
following table gives a summary of vacant employment lands in Cambridge.
Table 20
Category

Description

Hectares

1

Available immediately

28.2

2

Available immediately as “built to suit”

67.5

4

Expected to be utilized by the current owner

45

5

Reserved by owner for long term

4.2

6

Available in 1 to 2 years

71.2

7

Available in over 2 years

35.2

8

Constrained sites (with both contamination
and service constraints)

72.3

9

Conversion applications

52.9

10

Prime Industrial / Strategic Reserve

300

11

Greenfield agricultural redistributed

20.1

Total

696.6

Total Less Contaminated
Sites

679.5

In total, there are about 697 hectares of vacant employment land in Cambridge. Of
these lands, about 17 hectares are the contaminated lands south of Highway 401 and
east of the Canadian Pacific Railway; they have been taken out of the supply. Therefore,
vacant employment land supply available for industrial development is about 680
hectares. In total, these lands can accommodate a range of 17,950 to 21,450 jobs.
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The new Regional Official Plan provides a forecast of employment for each area
municipality. According to the new OP, Cambridge’s employment is expected to grow
by 24,780 jobs between 2006 and 2029. This estimate is in keeping with other
forecasting work undertaken for the Region of Waterloo, under which employment
growth from year-end 2008 to mid-year 2031 is estimated to be 24,600 jobs.
Total employment growth is comprised of employment land employment (ELE),
population-related employment (PRE) and major office employment (MOE). ELE
growth is primarily accommodated in the business parks and in Cambridge accounts for
about 57.5% of total employment. Assuming that ELE continues to account for a similar
share of the total employment growth from now to 2031, the anticipated ELE growth
is 14,100 jobs. They would need to be accommodated on the current vacant
employment lands in Cambridge.
Comparing the demand of 14,100 jobs with the capacity of vacant employment lands,
which is between 17,950 and 21,450 jobs, it can be concluded that there is sufficient
employment land supply in Cambridge to meet future demand.

C.

CHALLENGES

Achieving the Region’s density target of 40 jobs per hectare on the Greenfield’s
employment lands poses a challenge for Cambridge. As discussed previously, this density
does not align well with the density patterns of existing industrial sectors in Cambridge.
Although Cambridge has a diverse industrial base ranging from traditional
manufacturing to high-tech industries 1, Cambridge’s economy still has a higher
emphasis on manufacturing and transportation warehousing than the rest of the Region
and the Province2. These industries are relatively land-intensive and usually yield an
employment density of around 25 jobs per hectare. Industries with densities of around
40 jobs per hectare, such as high-tech sectors, usually require significant amounts of
office space. Although the City has put great effort into attracting such businesses and

1

City Departments Stats, Facts and Profiles: Economic Profile Overview, City of Cambridge, 2009.

2

2007 Economic Analysis Update, City of Cambridge, June 2007.
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has achieved some level of success, these types of businesses still do not make up a large
proportion of the City’s employment base.
Despite this current sectoral profile, it is reasonable to anticipate high-tech industrial
growth in Cambridge. Given the greater economic environment in the Region of
Waterloo, which is known as Canada’s Technology Triangle and is recognized for its
concentration of university research-based science and technology companies,
Cambridge is likely to receive more and more high-tech firms with a denser
employment built form, such as offices and science laboratories. In fact, the highly
visible and well located Conestoga College site at the west end of Cambridge is designed
specifically to include research-based science and technology industries.
Despite the prospect of growing and attracting more high-tech industries in the long
run, achieving a minimum density of 40 jobs per hectare on the Greenfield employment
lands by 2031 is a challenge. To do so would require a dramatic shift in Cambridge’s
economic environment in the next 20 years, away from a manufacturing and
transportation warehousing focussed economic base to one with a very high proportion
of high-tech industries. Such a change, even if it does occur, is likely to take much more
than 20 years.
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V CONCLUSIONS

This study has reviewed the City of Cambridge’s residential and employment land
inventory and its development potential. On the residential side it has identified
intensification opportunities throughout the Built Up Area and has examined the
Greenfield residential capacity. With respect to employment land capacity, it has
focussed on establishing the ability to accommodate future job needs and density
targets. It has been concluded that Cambridge is well positioned to meet the Provincial
targets and the Regional requirements, but not without challenges.
1.

UGC Can Achieve Targets with Constraints

The UGC shows sufficient potential for intensification to achieve the Provincial target
set by the Growth Plan. However, development constraints will make the task difficult
for a number of sites though the physical capacity to achieve densities of 150 people and
jobs per hectare exists. The ability of the UGC to reach the Provincial goals will hinge
upon shifts occurring in market preferences away from ground-related single-detached
housing in favour of townhouses and apartment units.
The potential capacity for 550 new jobs in the UGC, based on the physical potential
for 21,700 m2 of new employment GFA (70:30 split office to retail), would also be
difficult to achieve in the short term without some change in retail and office location
trends.
2.

Meeting Regional Residential Greenfield Target Will Depend upon a Shift in
Current Market Preferences

The Region has required that residential areas in Cambridge’s Greenfield meet a density
target of 55 p&j per ha on lands that are not subject to plans of subdivisions submitted
before June 16, 2006. This presents a challenge given current housing mix and densities
in the Greenfield. Meeting the Region’s target requires either increasing the density of
each housing type or increasing the share of higher-density housing units, especially
apartment units, in the Greenfield.
However, experience in other municipalities has shown that consumers do accept
smaller ground-related units but are less willing to make a more significant lifestyle
changes from ground-related housing to apartment living. Although it will be feasible
to provide ground-related housing on smaller lots in Cambridge’s Greenfield, a shift in
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the current market preferences will be required. This process will not happen overnight
and may take many years.
There are signs that current patterns are evolving. Lifestyle preferences are changing
with the younger generation pursuing more urban living and baby boomers retiring.
Houses on smaller lots with a lower property maintenance cost may become attractive
to the younger generation that is busy building careers. As baby boomers retire, moving
to condominiums with limited property maintenance will likely become more popular.
3.

Cambridge Has Sufficient Residential Capacity to Accommodate Population
Growth to 2031

The analysis of intensification opportunities in the UGC and the rest of the Built Up
Area shows that the Built Up Area can accommodate about 26,300 units in total. These
units could house about 50,100 people, as shown on Table 21.
Table 21
Type

Units

Population

Townhouses

3,150

1,900

Apartments

23,190

48,200

Total

26,340

50,100

The residential Greenfield analysis shows that in order to meet the Region’s density
target, the uncommitted lands would need to accommodate a population of 24,400.
Although it is a challenge to meet the Region’s density target, the target is nevertheless
achievable. Assuming that the residential Greenfield can meet the Region’s target, the
committed lands and uncommitted lands in the Greenfield have the potential to
accommodate about a population of 36,500, as shown on Table 22.
Table 22
Type

Population

Committed Lands

12,100

Uncommitted Lands

24,400

Total

36,500

The combined total of land capacity in the Built Up Area and in the Greenfield is
86,600 population. This capacity needs to be compared with the residential demand in
Cambridge in order to determine if Cambridge has enough residential land supply.
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The expected population growth for Cambridge from 2006 to 2029 has been provided
in the new Regional Official Plan as approximately 49,100. Given that the Growth Plan
sets a time horizon of 2031 and it is now 2009, a revised forecast of population growth
for this period is required. Based on forecast assumptions that are consistent with other
work that Hemson Consulting is undertaking for the Region of Waterloo, the
population growth from mid-year 2009 to mid-year 2031 is estimated to be 48,900. This
population growth creates demand for residential space in Cambridge.
Comparing Cambridge’s residential capacity with the demand from population growth,
it is concluded that Cambridge does have sufficient residential capacity to accommodate
future growth to 2031.
It should be noted, however, that the capacity estimated for the Built Up Area is based
on the assumption that infrastructure and servicing in Cambridge will be provided in
a timely manner to meet the needs from the high-density growth in existing Built Up
Areas. Given the current infrastructure and servicing conditions in Cambridge,
substantial investments in waste water treatment, roads and public transit may be
required to facilitate the intensification of the Built Up Area.
4.

Region’s Intensification Target Is Achievable, But Requires Strategic Planning

The Region requires that at the Regional level, at least 45% of all annual residential
development after 2015 occur within the Built Boundaries. Having examined
Cambridge’s residential capacity, a forecast for Cambridge has been prepared using the
same assumptions as in other work being undertaken for the Region of Waterloo. The
absorption of units by type before and after 2015 is shown in the following table.
Table 23
Singles and Semis

Townhouses

Apartments

Mid 2006- Mid 2016

2,325

2,007

3,063

Mid 2016- Mid2031

3,818

5,188

7,166

Although it is not possible to determine if Cambridge can achieve the Region’s
intensification target of 45%, the unit absorption data shown in Table 24 provides some
insight. Looking at all housing development between 2016 and 2031, almost all singleand semi-detached houses have to be developed in the Greenfield. It is assumed that
half of all townhouses will be developed within the Built Up Area which would result
in 2,600 units built in the Greenfield and 2,600 units in the Built Up Area. For
apartment development, since the Built Up Area has the most supply, it is reasonable
to assume that only about 20% of these units from 2016 to 2031 will be built in the
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Greenfield, with 80% being within the Built Up Area. On this basis, there will be about
1,400 units in the Greenfield and 5,800 in the Built Up Area. This estimate of
distribution of units between the Greenfield and the Built Up Area is shown in Table
24.
Table 24
Singles and
Semis (0/100)
Built Up Area
Greenfield

Townhouses
(50/50)

Apartments
(20/80)

Total

%

0

2,600

5,800

8,400

52%

3,800

2,600

1,400

7,800

48%

The calculation shown in Table 24 indicates that Cambridge has the potential of
meeting the intensification target of 45%. However, considering servicing and other
infrastructure constraints within the Built Up Area, strategic planning policies may be
required to encourage intensification within the Built Up Area.
5.

Cambridge Has Sufficient Employment Land Supply, but Will Be Challenged in
Meeting the Region’s Density Requirement

The report has discussed the vacant employment land inventory in Cambridge.
Comparing the employment land capacity to the demand from employment growth, it
is concluded that Cambridge has sufficient employment land supply to accommodate
future growth.
However, the challenge in Cambridge’s employment lands will be in meeting the
Region’s density target of 40 jobs per hectare in the Greenfield. This is because
Cambridge’s current sectoral make-up and general growing role of warehousing and
distribution do not provide employment at the density target set by the Region.
An average density of 40 jobs per hectare on employment lands will require a
substantial portion of Cambridge’s future employment to be of the type that locates in
major office complexes. For Cambridge, advanced manufacturing and basic industry are
still dominant. Although the future Conestoga College site and the Boxwood Business
Park site may accommodate more organizations that locate in major offices, the density
target of 40 jobs per hectare still poses a challenge for Cambridge to achieve.
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VI RECOMMENDATIONS

While the report has concluded that Cambridge is well positioned to achieve Provincial
and Regional targets, the City will need to support the overall objectives through
policies and actions. The report makes the following recommendations for these
initiatives.
A.

RESIDENTIAL

1.

Prepare Urban Design Studies and Implement Guidelines

Urban design studies should be undertaken for the urban areas, with special focus on the
UGC and Prime Intensification areas (PIAs). These studies should explore built form
options in the UGC and the PIAs in terms of massing, height, streetscape, and perhaps
building materials in order to encourage development that is consistent with the local
environment and is in harmony with its surroundings. By doing so, intensification can
be accommodated in these areas with minimum negative impacts on the surrounding
neighbourhoods.
Intensification is often misperceived as high-rise towers, but in fact can be achieved in
low-rise built forms with high densities. The urban design studies will give the general
public insights into what intensification looks like and how it can be achieved in ways
that are visually pleasant and are well integrated into surrounding areas.
Based on the urban design studies, urban design guidelines should be prepared
specifically for the UGC and PIAs. They should address building forms, height, density,
streetscape, visual impact and integration of new development with surrounding areas.
Individual areas will likely require special urban design solutions that address their
unique local characteristics.
2.

UGC Specific Policies

•

Although the UGC is recognized by the Growth Plan as the City’s downtown, it is
recommended that the Galt Core area continue to be treated as one cohesive
planning area. It is also recommended that the UGC be treated as a statistical area
for reporting purposes. The Official Plan should continue to treat the Core area as
a whole.

•

Until the City has completed urban design guidelines for the Galt Core, it is
recommended that all development applications be required to include an urban
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design study, demonstrating alternative built forms, massing, building materials,
and the proposed development's integration with surrounding neighbourhoods.
•

This study has established that there is just sufficient physical capacity to achieve
the required level of intensification. If the City is to achieve its intensification
goals, it must protect the remaining capacity. Accordingly, it is recommended that
a minimum density of 0.75 FSI or 50 units per hectare be established in order to
ensure that the site capacity which currently exists in the UGC is at a minimum
utilized at medium density.

3.

Set Maximum Density Requirements for UGC and PIAs

Although higher-density development is encouraged in areas with intensification
potential, maximum densities are recommended for the UGC and PIAs given the local
characteristics. For example, the Preston Core PIA and the Hespeler Road PIA have
very different characteristics. Preston is an old established downtown with low-density
residential built forms. Intensification in this area needs to be achieved in a way that
is sensitive to the surrounding residential neighbourhood. In contrast, Hespeler Road
is a major arterial road, and has the capacity to accommodate higher densities.
Given the characteristics in the UGC and various PIAs, the following maximum
densities are recommended.
Table 25
Maximum Density
Townhouses

Mixed Use

Apartments

UGC

0.75

3

2

Galt Core PIA

0.75

3

2

Preston Core PIA

0.75

2.3

2

Hespeler Core PIA

0.75

3

2

Franklin Boulevard PIA

0.75

3.3

3

Dundas Road PIA

0.75

3.3

3

Hespeler Road PIA

0.75

4

4
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4.

Prepare Community Plans for Residential Greenfield

As discussed in Section III of the report, achieving the Region's density target will
require significant changes in built forms in the Greenfield. Accordingly, it is
recommended that Community Plans be prepared for the residential areas in the
Greenfield to ensure that the Greenfield is developed at densities and forms that are
consistent with the City's intentions and target requirements. These Community Plans
should allocate appropriate density ranges to various areas based on their local
characteristics, such as access to transportation, built forms in surrounding
neighbourhoods, and availability of amenities (e.g. parks and schools).
5.

Provide Fiscal Incentives to Brownfield Sites

The City's current fiscal incentive programs concerning brownfield sites should be
encouraged to attract redevelopment and intensification. These programs should be
operated in a way that is fiscally beneficial to the City for both the short term and long
term.
6.

Establish Annual Urban Design Awards

The City should consider implementing an annual urban design awards programs to
encourage innovative higher-density built forms and good-quality design in the
intensification focus areas. Design awards encourage better urban design and help
promote the general concept that higher-density built forms can be achieved without
compromising the quality of life. The opportunity to obtain positive publicity also
provides marketing advantages for developers and in doing so acts as an incentive to
build higher-density forms.

B.

EMPLOYMENT

1.

Encourage Higher Employment Densities on City-Owned Lands

It is recommended that design control instruments be instituted for City-owned
employment lands in order to ensure that “first phase” development on sites does not
impede later expansions. Through the site plan approval process, the City should make
efforts towards achieving a minimum 40% coverage on City-owned employment sites.
2.

Improve Servicing Capacity

Some lands in the vacant employment land inventory have servicing constraints which
currently preclude them from short-term development. The City should therefore work
with the Region to provide sufficient servicing in order to remove the constraints.
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3.

Attracting Industrial Sectors That Generate High Employment Densities and on
Office-Oriented Sectors

The City's Economic Development Division should bolster current efforts to attract
industrial sectors with higher employment densities and office-oriented sectors, such as
high-tech industries, research organizations or government institutions. Attracting these
sectors will improve Cambridge’s ability to meet the Region's density target for
employment lands.
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GREENFIELD LAND USES

Cambridge's Greenfield is between the Cambridge's Urban Area Boundary and the Built
Boundary. There are several land use designations in Cambridge's Official Plan in this
area. They include agricultural, commercial, industrial, open space and residential. In
the Region's Land Budge analysis, however, the Region has redistributed these uses into
three major categories: constraint land area, residential areas and employment areas.
The purpose of this redistribution is, on the one hand, to simplify density calculation
and on the other to be consistent with the calculation method required by the Growth
Plan.
The three major land use categories defined by the Region can be described as follows:
•

Constraint land area refers to environmentally sensitive area recognized by the
Province and is not to be included in the Greenfield density calculation. It includes
a portion of the open space designated by the Official Plan.

•

Residential area refers to Greenfield areas that are intended to accommodate
residential development. It includes the Official Plan designated residential area,
commercial area, and a portion of both the agricultural area and open space area.

•

Employment area refers to Greenfield areas intended to accommodate includes the
Official Plan designated industrial area, a portion of the agricultural area and a
portion of the open space.

The rational for allocating commercial area, the agricultural area and open space into
the residential and employment land categories is
•

that commercial area is considered to be areas accommodating population related
employment, which is induced by the residential growth in the Greenfield area;

•

that the agricultural area is seen as lands that will be developed into residential or
employment lands in the future; therefore, they can be distributed into residential
and employment lands and expand the current land supply; and

•

that the open space is not to be developed in the future; however, for the Growth
Plan density calculation purposes, it needs to be included into the overall land base
to which the Provincial Greenfield density applies. The Region therefore
distributed the open space into the residential and employment categories for
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simplicity of the calculation. Nevertheless, open space is not to be considered
developable lands.
Table 1 shows the land areas by the Cambridge Official Plan designation; and Table 2
illustrates the areas for the three major land use categories defined by the Region.
Table 1
Official Plan Land Uses In Cambridge Greenfield
Type

Area (Ha)

Constraint Land Area

339.32

Open Space

182.36

Agricultural

129.93

Residential Area

551.43

Employment Area

341.02

Total Greenfield Area

1544.61

Total P2G Greenfield Area*

1205.29

Source:

the City of Cambridge 2009.

Note:

*P2G is the abbreviation of Places to Grow, which is the Growth Plan.
P2G here indicates lands to which the Provincial density target applies.
In other words, it is the overall Greenfield area excluding constraint land
area.

Table 2
Three Major Land Uses In Cambridge Greenfield
Type

Area (Ha)

Constraint Land Area

339.32

Residential Area

770.08

Employment Area

435.21

Total Greenfield Area

1544.61

Total P2G Greenfield Area*

1205.29

Source:

the City of Cambridge 2009.

Note:

*P2G is the abbreviation of Places to Grow, which is the Growth Plan.
P2G here indicates lands to which the Provincial density target applies.
In other words, it is the overall Greenfield area excluding constraint land
area.
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From Table 1 to Table 2, about 69.47 hectares of the Official Plan designated
agricultural lands are redistributed into residential areas in Table 2, and about 60.13
hectares into employment areas in Table 2. Of the Official Plan designated open space,
about 149.18 hectares are distributed into residential areas, and 34.06 into employment
areas.
The 69.47 hectares of agricultural lands in the residential areas category are supposed
to accommodate future residential development, and have been included into the
residential Greenfield analysis. The 60.13 hectares of agricultural lands in the
employment areas category are also intended to accommodate future employment
growth. A portion of these agricultural lands have been recognized as vacant
employment lands in the Region's Industrial and Business Park Vacant Land Inventory
report. However, the parcel of about 20.1 hectares that is located south of Clyde Road
near the eastern border of Cambridge was not included as part of the employment land
inventory by the Region. In the employment land analysis of this report, this parcel is
included as part of the employment land supply in Cambridge.
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COMMITTED RESIDENTIAL GREENFIELD

In the Greenfield residential areas, some lands are already committed to plans of
subdivisions. However, the Region requires only the lands that are subject to plans
submitted fore June 16, 2006 to be exempted from reaching the Region's density target.
In order to test if the Greenfield residential areas in Cambridge can meet the Region's
target, differentiation has to be made between the committed lands that are subject to
the Region's density target and the ones that are not. Table 1 lists land areas that have
received plans of subdivisions before June 16, 2006 and on and after. Their associated
features, such as committed density, population and jobs capacities, are also indicated
in the table.
Table 1
Committed Greenfield Lands
Plan Of Subdivision
Submitted
Before June 16, 2006
On and After June 16, 2006
Overall Total
Source:

Land Area
(ha)

Committed
Density (p&j)

Population

Jobs

199.8

42.0

7,385

1,014

83.7

63.1

4,690

589

283.5

48.3

12,075

1,603

The City of Cambridge, 2009.
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